
CITY OF LINCOLN/LANCASTER COUNTY PLANNING STAFF REPORT

P.A.S. Special Permit #1979 DATE: July 10, 2002

PROPOSAL Burlington Railroad is proposing a 143' tall broadcast tower to accommodate
antennas for its private microwave communications system.

WAIVER REQUEST: The applicant is seeking a waiver to the landscaping design
standard.

CONCLUSION: This request is located in the industrial corridor running parallel to and
south of West O Street, a corridor in which the predominant land use is
railroad facilities.  The proposed tower is consistent with the existing
development and land use pattern in this area, and given the existing
development the waiver to the landscaping design standard is
appropriate.  If the waiver is approved, this request meets the
requirements of the Zoning Ordinance and is consistent with the
Comprehensive Plan.

RECOMMENDATION: Special Permit: Conditional Approval
Waiver to Landscaping: Approve

GENERAL INFORMATION

LEGAL DESCRIPTION: Lot 109 I.T. located in the NW 1/4 of Section 27, T10N, R7E of the
6th P.M., Lancaster County, Nebraska.

LOCATION: Southwest of the intersection of Northwest Roundhouse Drive and West
O Street.

APPLICANT/ Chicago, Burlington and Quincy Railroad Company
OWNER 4515 Kansas Avenue

Kansas City, MO 66106

CONTACT: Stephen Clymer
Olsson Associates
1111 Lincoln Mall
Lincoln, NE  68508
(402) 457-5987

EXISTING ZONING:  I-1 Industrial District

EXISTING LAND USE:  Railroad Yard 

SURROUNDING LAND USE AND ZONING:
North Commercial, Industrial I-1
South Industrial, Vacant I-1
East Industrial I-1
West Industrial I-1
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COMPREHENSIVE PLAN SPECIFICATIONS: The 2025 Comprehensive Plan’s Land Use
Plan designates industrial land uses in this area.  The following general principle is applicable:

1.  Page F40  General Principles for all Commercial and Industrial Uses - Compatible with existing or planned
residential uses.

ANALYSIS

OVERVIEW:

The Railroad is proposing to erect a 143' broadcast tower to support microwave antennas
that are used to communicate with other railroad facilities in the area and with passing trains. 
It is not a wireless facility for cellular or personal communications services.  A waiver to the
Landscaping Design Standard for Broadcast Towers has also been requested.

While a distinction is made between this tower which is being built for private microwave
antennas to support railroad operations and those built to support cellular telephone and PCS
antennas, LMC Section 27.63.150 requires that the request be reviewed using Chapter 27.68
(Personal Wireless Facilities) for the purpose of zoning review.  The review using those
criteria follows.

STANDARDS FOR EVALUATION:

Conformity with the Comprehensive Plan.

1. This request is compatible with principles that seek to preserve neighborhood
character while minimizing intrusion as much as possible.  Additionally, this broadcast
tower will help provide additional infrastructure to support an existing industry with
minimal impact upon surrounding properties.

Preference of site location in accordance with Chapter 27.68.080.

2. This application is considered a Preferred Location Site under Lincoln Municipal Code
(LMC) Section 27.68.080(a)(4) - a site located on a commercially or industrially zoned
property.  

Compatibility with abutting property and land uses.

3. This request is located in the industrial corridor south of West O Street, where the most
prominent use is the rail yard and associated rail lines.  The large area of the rail yard
acts a buffer to the the nearest developed properties, which are located along West O
Street (these are commercial and industrial uses).  To the south, east and west of the
proposed tower site is the rail yard proper.  Existing development reflects land uses
that historically have been deemed compatible with the railroad, uses that are also
compatible with the proposed broadcast tower.  

Adverse impacts such as visual, environmental or noise impacts.
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4. A waiver to the Design Standard for Landscaping for Broadcast Towers is requested
due to the proposed location of the tower within the rail yard.  Given the nature of the
surrounding industrial development in this area, there is no need for screening and a
waiver to the landscaping is appropriate.

Availability of suitable existing structures for antenna mounting.

5. There are no suitable existing structures in this area to accommodate the necessary
antennas.

Scale of facility in relation to surrounding land uses.

6. There are lights throughout the yard that are approximately 100' in height.  Additionally,
there is a water tower northwest of the site in excess of 100' in height.

Impact on views/vistas and impact on landmark structures/districts, historically
significant structures/districts, architecturally significant structures, landmark vistas
or scenery and view corridors from visually obtrusive antennas and back-up
equipment.

7. The proposed tower site is located within a capitol view corridor.  This application was
reviewed by the Capitol Environs Commission with a finding of ‘Little or No Adverse
Impact’.  The report from Ed Zimmer for the Capitol Environs Commission is included
as an attachment.  Also included is a copy of Figure 62 - Capitol View Corridors from
the 1994 Comprehensive Plan.  This map is based upon the 1977 Urban Design Plan
for Nebraska Capitol Environs, and by reference is included in the 2025
Comprehensive Plan.  

Color and finish.

8. The tower will have a galvanized finish consistent with LMC 27.68.100.

Ability to collocate.

9. The tower is designed to accommodate only those antennas needed for railroad
operations and is not designed to accommodate collocation.  

Screening potential of existing vegetation, structures and topographic features, and
screening potential of proposed facilities, ground level equipment, buildings and
tower base.

10. The proposed site is in the middle of major rail yard and screening is not necessary.

Evidence of good faith efforts, and demonstration that a preferred or limited
preference site was not technically, legally, or economically feasible.

11. The proposed site is a Preferred Location Site.  
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CONDITIONS

Site Specific:

1. This approval permits a 143 foot tall broadcast tower with a waiver to the design
standard for landscaping for broadcast towers consistent with the plans submitted.

General:

2.  Before receiving building permits:

2.1 The permittee shall have submitted 5 additional copies of the plans and the
plans are acceptable.

2.2 The construction plans shall comply with the approved plans.

Standard:

3. The following conditions are applicable to all requests:

3.1 Before use of the facility all development and construction shall have been
completed in compliance with the approved plans.

3.2 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

3.3 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

3.4 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.

Prepared by:

__________________________________
Brian Will, AICP
Planner

F:\FILES\Planning\PC\PERMITS\SP\1900\SP1979 BNSF.SW 12th & W O.bjw.wpd


























